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SUBJECT Main Street Residences & Main Street Mews - 1-ZN-2004 
 

REQUEST Request to rezone from Highway Commercial, Downtown Overlay District (C-
3 DO) to Downtown District, Residential/Hotel Subdistrict Type 2, Planned 
Block Development Overlay, Downtown Overlay (D-RH-2 PBD DO) with 
amended development standards on a 4.5 +/- acre parcel located at 6833 & 
6875 E Main Street (Southwest corner of Main Street and 69th Street). 
 
Key Items for Consideration: 
• Rezoning conforms to the Downtown Plan. 
• Proposal supports City’s goals for residential development in the 

Downtown. 
• Amended development standards are proposed for the site. 
• Traffic patterns and trip generation similar to previous site use, hotel. 
• Encourages residents to live in the Downtown, which supports the live, 

play, and work environment. 
 
Related Policies, References: 
Downtown Land Use Plan and 
Downtown Urban Design and 
Architectural Guidelines  
 

OWNER Msr Properties LLC 
480-637-6222 
 

APPLICANT CONTACT Irene Clary 
Arizona Investments 
480-473-3700 
 

LOCATION 6833 E Main St 
 

BACKGROUND Zoning. 
Currently, the site is zoned Highway Commercial District, Downtown 
Overlay (C-3, DO).  This district permits a variety of uses including business 
and professional services, retail sales, personal services, and residential with 
the Downtown Overlay.   
 
General Plan. 
The General Plan Land Use Element designates the property as Residential 
Hotel – 2 (intermediate).  This category includes the development of 
residential/hotel uses that are compatible with the adjoining specialty shopping 
districts.  The intermediate related most strongly to the residential/hotel land 
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use zones. The emphasis is on intermediate scaled structures with a strong 
reliance on sufficient auto access.   
 
Context. 
The existing Valley Ho Hotel is located on the north and south side of Main 
Street between 69th Place and 68th Street.  This project includes only the site 
south of Main Street.  On this site, the existing Valley Ho Hotel building will 
be demolished to construct the proposed condominium building and 
townhouse buildings.  North of the site is the Valley Ho Hotel that will be 
completely renovated with a portion of the building approved at a height of 75 
feet.  West of the project, beyond 68th Street, is a single-family residential 
district (R1-7) consisting of single story homes. There are existing two story 
multi-family residential complexes south of the project zoned Downtown 
District, Residential/Hotel Subdisrtict Type 2, Downtown Overlay (D-RH-2, 
DO) and Multi-Family Residential District, Downtown Overlay (R-5, DO). 
Small lot one and two story commercial properties zoned Central Business 
District, Downtown Overlay (C-2, DO) are found east of the site. 
 

APPLICANT’S 
PROPOSAL 

Goal/Purpose of Request.  
The applicant has three requests with this application: 

1).       To rezone the 4.5 +/-acre parcel from Highway Commercial District, 
Downtown Overlay (C-3, DO) to Downtown District, 
Residential/Hotel Subdistrict Type 2, Downtown Overlay (D-RH-2, 
PBD, DO), consistent with the General Plan. 

2).       To apply the Planned Block Development Overlay (PBD) to the 4.5 
+/- acre parcel. 

3).       To amend the Downtown Development Standards within the 
Downtown District, Residential/Hotel Subdistrict Type 2, Downtown 
Overlay (D-RH-2, PBD, DO) district. 

 
The applicant proposes to build a 65 ft. (5-story) condominium building 
containing 100 units totaling 140,000 sq. ft. on the west side of the property.  
On the east side of the property, six-3 story townhouse buildings are proposed 
containing 62 units totaling 181,000 sq. ft. 
 
Planned Block Development (PBD) Standards Amendment: 
The development standards are designed to assure that small and moderate 
scale developments fit into the established urban pattern of Downtown 
Scottsdale.  The PBD amendment procedure allows standards to be modified 
to accommodate larger scaled projects, such as major residential projects, 
corporate office buildings, and shopping malls.  The applicant presented these 
amended development standards to the Development Review Board on April 
1, 2004, per the procedural processing requirements within the zoning 
ordinance.  At the hearing, the board members gave a unanimous direction of 
support for the amended development standards. The following is a list of 
development standards that the applicant is requesting to amend.  Staff has 
summarized the following modifications that have been requested by the 
applicant (see Attachment # 8), which are: 
 

• Building Size Maximum 
• Spacing Between Buildings 
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• Large Walls - Vertical 
• Large Walls - Horizontal 
• Building Envelope 
• Encroachments Beyond Inclined Stepback Plane 
• Building Lines 
• Allowable Uses 

 
The applicant’s PBD Addendum Justification Narrative (Attachment #9) 
describes in detail the standards that the applicant is seeking to amend.   
 
Key Issues: 
The revitalization of Downtown Scottsdale and providing residential housing 
opportunities are two important goals for the City.  The proposed project meets 
both of these goals by redeveloping the south portion of the Valley Ho Hotel 
site and providing residents the opportunity to live in condominiums or a 
townhouse within Downtown Scottsdale. The proposal will enhance 
Downtown Scottsdale’s efforts to provide a live, work, and play environment. 
       

IMPACT ANALYSIS Development Iformation: 
• Existing Use:                           Vacated Valley Ho Hotel 
• Parcel Size:                              4.93 acres (gross) 
• Total Square Footage:             321,000 sq. ft. 
• Allowed Height:                       65 ft. within a PBD 
• Proposed Height:                     65 ft. – Condominium building,  
                                                        36 ft. - Townhouses 
• Number of Units:                     100 Condominium units and  
                                                        62 Townhouses  
• Parking Required/Provided:    253 required and 284 provided 
• Parking for Valley Ho:            175 additional spaces for the hotel 
 
Traffic:  
A trip generation analysis has been prepared for the proposed development 
(see attachment #7).  The analysis indicates that the residential condominiums 
will generate an estimated 950 trips per day.  Peak hour trip generation is 
estimated to be approximately 71 vehicle trips in the a.m. peak hour and 87 
trips in the p.m. peak hour.  The previous hotel land use on this site included 
110 hotel rooms and 15,000 square feet of conference space.  The traffic 
generated by this hotel land use estimated to have been 905 trips per day with 
62 trips in the a.m. peak hour and 67 trips in the p.m. peak hour.  The site has 
access from Main Street, which extends into the site from 68th Street as a 
private drive, and from the alley along the southern portion of the site.   
 
Parking:  
Parking for the condominiums on the west side of the site will be underground.  
Parking for the condominiums on the east side will be in first floor garages.  
An underground parking garage containing 335 parking spaces has been 
proposed with this project. That parking will be used to meet the parking 
requirements for the100 condominiums and for the Valley Ho Hotel.  There 
are 62 units proposed within the townhouse buildings that require 93 parking 
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spaces.  The applicant proposes to provide two garage spaces per unit for the 
townhouses.  Therefore, 124 parking spaces are provided for the townhouses.    
 
Water/Sewer:   
The applicant will place a new water line between 68th Street and 69th Place 
that will meet the water needs for the project.  The sewer needs for the site will 
be provided during the development process by the applicant. 
 
Schools District comments/review:  
The Scottsdale Unified School District has been notified of this proposal.  The 
school district has indicated that there are adequate school facilities to 
accommodate the projected number of additional students generated by the 
proposed project (see attachment #11).  
 
Planned Block Development (PBD) Designation:  
The Downtown section of the zoning ordinance allows larger Downtown 
properties, in this case a minimum of 200,000 sq. ft., to apply for the PBD 
designation.  While the PBD allows applicants some measure of flexibility in 
site planning, it also requires that the owners of the site contribute 1% of the 
building valuation for public art (see attachment #10).     
 
The Zoning Ordinance (Section 5.3082. F.) contains criteria for the adoption of 
a PBD District.  The criteria are listed below. 
 
1. That the development plan is consistent with the adopted Downtown Plan 

and other applicable policies, and that it is compatible with development 
in the area it will directly affect. 

This proposal is consistent with the Downtown Plan. The Downtown Plan 
has designated this area for the development of residential and hotel uses 
that will be compatible and support the adjoining specialty shopping 
districts.  The proposed residential project fits within the other multi-
family and hotel uses north and south of the site. 
 
2. That the development plan contributes additionally, beyond the underlying 

regulations that otherwise apply, to the urban design objectives articulated 
for Downtown, and the deviations from the regulations that otherwise 
would apply are justified by compensating benefits of the development 
plan. 

One of major urban design goals in Downtown is to create a compact 
Downtown with an intensified and diverse mix of activities.  This project 
helps to achieve that goal by offering a variety of housing options in the 
Downtown with the condominiums and townhouses that complement the 
specialty retail districts.  The project also provides a pedestrian 
connection to the neighborhood east of the site and encourages residents 
to walk to the interior of Downtown. 
 
3.   That the development plan includes adequate provisions for utilities, 

services, and emergency vehicle access, and, if warranted, connections 
between underground parking facilities.   

The proposed plan will provide adequate services, utilities and emergency 
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vehicle access. The proposal also provides underground parking for the 
Valley Ho site to the north. 
 
4. The projected traffic generated by the development plan will not exceed 

the capacity of affected streets. 
The attached trip generation study shows that the proposed residential 
use and the past hotel use closely generate the same number of trips per 
day and will not exceed the capacity of affected streets. 
 
5. That the development plan will not significantly increase solar shading of 

adjacent land in comparison with development under prevailing 
conditions.  

This size and configuration of the proposed buildings should not increase 
solar shading on adjacent properties.  In context, the larger building 
fronts on a 4 lane, 80 ft. wide street.  The larger massing of the 
condominium building affects the Valley Ho site, which is a trade off for 
the parking this proposal provides for the hotel site.    
 
Community Involvement:   
An on-going public information campaign has been underway since January of 
2004.  The applicant has held two open house meetings on January 8th and 
March 11th of this year.  Letters, explaining the project, were sent to all 
property owners within 750 ft. of the site.  The applicant also went door to 
door in person to every property owner within the 750 ft. to collect 231 
signatures of support from that area. Several presentations and individual 
meetings have been held with adjacent homeowner associations and property 
owners.  Some of the people who have contacted the city expressed concerns 
about the condominium building height and the mass of the building in relation 
to 68th Street. The applicant was given these people’s names and numbers to 
contact and further answer their questions.  The applicant has put together a 
comprehensive Citizen Participation report that is a separate document within 
this packet. 
 
Community Impact: 
The rezoning of the property will bring the property into conformance with the 
City’s Downtown Plan.  The requested downtown zoning allows for greater 
height and floor area than the existing Highway Commercial, Downtown 
Overlay (C-3, DO) zoning district.  The rezoning will place a significant 65 ft. 
residential project next to a similarly dense Valley Ho project with a 75 ft. high 
component. The proposed building height and massing could impact the 
single-family homes to the west and the multi-family buildings to the south of 
the site.  The applicant has conducted an extensive out-reach program with the 
residential neighborhoods by sending letters, holding open houses, and going 
door to door to each house to talk with the residents, to mitigate these impacts.    
 
This project provides the applicant the ability to underground the 175 required 
parking spaces under the proposed condominium building to meet the case 
stipulations for the Valley Ho hotel and the hotel needs. 
          

STAFF 
RECOMMENDATION 

Recommended Approach:  
Staff recommends approval, subject to the attached stipulations. 
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RESPONSIBLE 
DEPT(S) 

 
Planning and Development Services Department: 
Current Planning Services 
 

STAFF CONTACT(S) Bill Verschuren 
Senior Planner 
480-312-7734 
E-mail: bverschuren@ScottsdaleAZ.gov 
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Downtown General Plan
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STIPULATIONS FOR CASE 1-ZN-2004 
 
 
PLANNING/ DEVELOPMENT 
 
1. ZONING ORDINANCE REFERENCES.  Any reference herein to a section of the City of 

Scottsdale Zoning Ordinance shall pertain to the requirements of that section existing on the date 
of the subject Zoning Case approval. 

 
2. CULTURAL IMPROVEMENT PROGRAM – IN-LIEU FEE.  Prior to the issuance of any building 

permit for the condominium building, the Developer shall pay an in-lieu fee into the Cultural Trust 
Fund equivalent to 1% of the building valuation, as defined in Section 5.3083.B.4, City of 
Scottsdale Zoning Ordinance. 

 
3. CONFORMANCE TO STIPULATIONS OF THE MAIN STREET ABANDONMENT.  Prior to the 

issuance of any building permits for the townhomes or condominium buildings, the developer 
shall demonstrate compliance with the stipulations of Abandonment case 7-AB-2002, to the 
satisfaction of City Staff. 

 
4. CONFORMANCE TO THE PBD ADDENDUM SITE PLAN.  Development shall conform to the 

site plan submitted by H&S International LLC with a revision date of 3/22/2004.  The stipulations 
herein take precedence over the above-referenced site plan.  Any proposed significant change, 
as determined by the Zoning Administrator, shall be subject to subsequent public hearings before 
the Planning Commission and City Council. 

 
5. APPLICABILITY OF DEVELOPMENT STANDARDS.  Except for the development standards 

specifically modified herein, all improvements on the subject site shall comply with the 
development standards of the City of Scottsdale Zoning Ordinance.. 

 
6. FLOOR AREA RATIO – APPLICATION.  For the purpose of the subject zoning case only, floor 

area ratios, including qualified bonuses, shall only be granted for and applied to the net site area, 
being all privately held land, within the subject zoning district, regardless of future subdivision 
activity.  Similarly, the distribution of permitted floor areas between parcels shall not be 
constrained by future subdivision activity.  However, nothing in this stipulation shall be construed 
to permit a significant change in the proposal as shown on the above referenced site plan. 

 
7. FLOOR AREA RATIO – BONUSES.  Except as otherwise specified herein, and subject to the 

establishment and maintenance of qualifying facilities and uses, the subject site is granted floor 
area ratio bonuses for underground parking (0.3), Planned Block Development (0.1), and 
residential use (0.4). 

 
8. UNDERGROUND PARKING F.A.R. BONUS – RESTRICTION.  The subject site shall only 

receive and benefit from the underground parking floor area ratio bonus when the construction of 
the proposed underground parking facility is complete.  No permit for construction shall be issued 
for any structure relying on this bonus until construction of the underground parking facility is 
complete, to the satisfaction of City Staff. 

 
9. SETBACK EXCEPTIONS.  Exterior entry stairways for townhome buildings shall be permitted to 

encroach the required setback by not more than 8 feet where the building face is required to be 
on the setback line. 

 
 
10. BUILDING SIZE MAXIMUM - LENGTH.  The maximum length of a building side above 38-feet in 

height shall be 225 feet. 
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11. SPACING BETWEEN BUILDINGS.  The minimum spacing between buildings shall be 15 feet. 
 
12. LARGE WALLS – VERTICAL DIMENSION – ADDITIONAL SETBACK.  No additional setback 

shall be required for buildings over 38 feet in height. 
 
13. LARGE WALLS – HORIZONTAL DIMENSION – OFFSET.  The minimum modified recess or 

offset for the buildings shown on the above referenced PBD Addendum Site Plan shall be as 
follows:  

 
Building Offset Offset Length Percentage 

A   5 Feet Not Modified 
B   5 Feet Not Modified 
C   5 Feet Not Modified 
F   0 Feet Not Modified 
G, West Elevation 15 Feet 22% 
G, South Elevation 10 Feet Not Modified 

 
 
14. BUILDING ENVELOPE.  No portion of the west elevation of the condominium building shall 

encroach the building envelope starting at 28 feet above the setback line, and sloping towards the 
building at 2:1 (rise : run). 

 
15. ENCROACHMENTS BEYOND INCLINED STEPBACK PLANE – PERCENTAGE LENGTH.  The 

parapet wall of Building C, located as shown on the above referenced PBD Addendum Site Plan, 
shall be permitted to encroach the inclined stepback plane for 100% of the building length to a 
maximum of 5 feet in height.  

 
16. BUILDING LINES.  For Building C, a minimum of 24% of the area of the building face below 26 

feet in height shall be at the building setback line.  At first level, a minimum of 25% of the width of 
the projected street elevation for Building C, located as shown on the above referenced PBD 
Addendum Site Plan, shall be a minimum of 5 feet behind the front building setback.  Exterior 
entryway stairs are excluded from these requirements.  All other building line requirements for 
Building C, as specified in the City of Scottsdale Zoning Ordinance, remain in effect. 

 
17. PERMITTED USES.  Accessory Parking, Separate, shall be permitted only in an underground 

parking garage beneath the proposed condominium building. 
 
18. ZONING DISTRICT BOUNDARY – The developer shall submit a legal description of the 

proposed zoning district boundary which shall be consistent with the proposed boundary as 
shown on the above referenced PBD Addendum Site Plan.  The legal description shall be signed 
and sealed by a surveyor licensed to practice in the State of Arizona. 



 
ADDITIONAL INFORMATION FOR CASE 1-ZN-2004 

 
 
PLANNING/DEVELOPMENT  
 
1. DEVELOPMENT CONTINGENCIES.  The approved development program, including intensity, 

may be changed due to drainage issues, topography, NAOS requirements, and other site 
planning concerns which will need to be resolved at the time of preliminary plat or site plan 
approval.  Appropriate design solutions to these constraints may preclude achievement of the 
proposed development program.   

 
2. DEVELOPMENT REVIEW BOARD.  The City Council directs the Development Review Board's 

attention to: 
 

a. the location, type, height, design, and intensity of buildings, site walls, and other structures, 
b. the relationship of the site and building design to adjacent, developed sites, 
c. pedestrian connections, 
d. the location, type, height, design, and intensity of proposed lighting on the site, to ensure that 

it is compatible with the adjacent use, 
e. the location, type, design, and intensity of  landscaping, 
f. Improvement plans for common open space, common buildings and/or walls, and amenities 

such as ramadas, landscape buffers on public and/or private property (back-of-curb to right-
of-way or access easement line included). 

 
3. NOTICE TO PROSPECTIVE BUYERS.  The developer shall give the following information in 

writing to all prospective buyers of lots on the site: 
 

a. The development's private streets shall not be maintained by the city. 
b. The city shall not accept any common areas on the site for ownership or maintenance. 

 
ENGINEERING  
 
1. RESPONSIBILITY FOR CONSTRUCTION OF INFRASTRUCTURE.  The developer shall be 

responsible for all improvements associated with the development or phase of the development 
and/or required for access or service to the development or phase of the development.  
Improvements shall include, but not be limited to washes, storm drains, drainage structures, 
water systems, sanitary sewer systems, curbs and gutters, paving, sidewalks, streetlights, street 
signs, and landscaping.  The granting of zoning/use permit does not and shall not commit the city 
to provide any of these improvements. 

 
2. FEES.  The construction of water and sewer facilities necessary to serve the site shall not be in-

lieu of those fees that are applicable at the time building permits are granted.  Fees shall include, 
but not be limited to the water development fee, water resources development fee, water 
recharge fee, sewer development fee or development tax, water replenishment district charge, 
pump tax, or any other water, sewer, or effluent fee. 

 
3. STREET CONSTRUCTION STANDARDS.  The streets for the site shall be designed and 

constructed to the standards in the Design Standards and Policies Manual. 
 
4. CITY CONTROL OF ACCESS.  The city retains the right to modify or void access within city right-

of-way.  The city’s responsibility to promote safe conditions for the traveling public takes 
precedence over the stipulations above. 
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Labels Pulled:  2-05-04

Residences on Main Street

Map Legend:

Site Boundary

Properties within 750-feet

Extended Selection
(Additional properties notified)

Additional Notifications:

• HOAs:
Americana Condominiums,  Dayo Co-
Owners, Granada Resort, Los Cuatros, Park 
Paradise Condominiums, Scottsdale Palm, 
Southwest Village, Valle Vista Estates, Villa 
West Condominiums

• Scottsdale Coalition
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